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摘要 
 
区分所有住宅是多业主单元共同居住在一栋建筑物内，共用公共空间和公用
设施的一种居住形式。我国建国以来，为满足旺盛的城镇住房需求，建设了大量
集合住宅，其中相当一部分经过住房改革后成为区分所有住宅。而今，这部分住
宅逐渐老化，面临更新改造。2004 年以来，我国城镇住宅每年约有百分之六七十
以上的商品房建设，基于其销售模式，这些住宅绝大多数都是区分所有住宅。因
此，对区分所有住宅更新的研究具有重要的现实意义。 
本文从研究区分所有住宅现有的更新方式入手，发现现有的更新通常包含在
旧城改造工作中，与城市片区增容、新区开发相结合，通过增量发展的方式为改
造提供资金。但随着城市增量发展的停滞，区分所有住宅的改造资金来源面临枯
竭，原有改造模式将不可持续。本文结合厦门市预制板房屋建筑自主集资改造政
策的背景，从为改造寻找新资金来源的角度对区分所有住宅的自主改造进行探讨。
同时结合厦门市湖滨一里 60 号楼的改造案例对自主改造的适用性进行检验。研
究中发现，区分所有住宅的自主更新与单一产权住宅的自主更新相比，难点在于
其拥有不止一个所有权人：第一，多个业主单元的“集体决策”的难以形成；第
二，即使决策形成后，仍旧缺少具有法人效力的改造组织来执行改造工作。 
综上所述，当今区分所有住宅的更新困境包括三点：改造资金来源枯竭、多
业主单元协商团体与协商规则的缺失、改造团体的欠缺。最后，在本文研究了日
本、德国、中国台湾地区的区分所有住宅更新方法的基础上，提出区分所有住宅
的更新仍旧可以在集体协商机制与协商规则配套完成的情况下进行自主改造。与
此同时，也可以尝试改变新建住宅的销售方式，保持单一的产权人，减少区分所
有住宅的产生。 
关键词：区分所有住宅 集合住宅 住宅更新 集体协商 制度设计 
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Abstract 
 
Condominium is a kind of an apartment building in which each apartment is 
owned by the person living in it, but the building and shared areas are owned by 
everyone together. Since 1949, a large number of collective housings had been 
constructed to meet the strong demand of urban housing. After that, during the 
housing reform, above collective housings became condominiums gradually. Now, this 
part condominiums is gradually aging and need to be renovated. The statistics data 
indicate that, since 2004, more than 60%-70% of annual urban residential 
constructions in China are commercial residential buildings. In addition, 90% 
commercial residential buildings of are condominiums. Therefore, the research of 
condominium renewal has a practical significance.  
The renewal of condominiums is usually included in the old city renewal, and 
combined with new block developing or block capacity improving. This paper indicates 
that, the capacity-improvement way is not sustainable, and presented an initiative 
mode in the case of initiative renewal activities in Xiamen. In addition, it is also be 
found that, the difficulties in renewal of condominium are not only about the lack of 
collective negotiation, but also about the absence of the organizations which possess 
the status of legal person.  
In conclusion, the difficulties in renewal of condominium are: the short of fund, 
the lack of collective negotiation and the absence of the organization. Finally, 
according to then the case studies of Germany, Japan and Taiwan, China, it can be 
suggested that, there are initiative modes to renewal condominium when negotiation 
mechanisms and rules supporting are provided. Except that, the changing of 
residential selling mode could be effective. 
Keywords：Condominium, Collective Housing, Renewal of Residential buildings, 
Collective Bargaining, Design of Institution 
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